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Introduction

INTRODUCTION

Legal Basis of the EIR

This Environmental Impact Report (EIR) has been prepared by the City of Lodi as Lead Agency in
conformance with the California Environmental Quality Act (CEQA) of 1970, as amended, to inform
public decision-makers and the public of the projects and plans that they propose to consider.

The following sections from the CEQA Guidelines define the role and purpose of an EIR:

§15121(a) Informational Document. An EIR is an informational document which will inform
public agency decision-makers and the public generally of the significant environmental effect of
a project, identify possible ways to minimize the significant effects, and describe reasonable
alternatives to the project. The public agency shall consider the information in the EIR along
with other information which may be presented to the agency.

§15151 Standards of Adequacy of an EIR. An EIR should be prepared with a sufficient
degree of analysis to provide decision-makers with information which enables them to make a
decision which intelligently takes account of environmental consequences. An evaluation of the
environmental effects of a proposed project need not be exhaustive, but the sufficiency of an EIR
is reviewed in light of what is reasonably feasible. Disagreement among experts does not make
an EIR inadequate, but the EIR should summarize the main points of disagreement among
experts. The courts have not looked for perfection but for adequacy, completeness, and a good
faith effort at full disclosure.

Environmental Topics Covered in This EIR

Section 15126 of the CEQA Guidelines states that an EIR shall identify and focus on the significant
environmental effects of a proposed project. The potentially significant impacts that could result from
the project were identified through preparation of the Notice of Preparation (NOP), and from written
comments received on the NOP. (The NOP and written comments received are contained in Appendix
A.) Based on this initial scoping and coordination effort, the City of Lodi staff identified the following
environmental topics to be addressed in this EIR:

Land Use and Planning Traffic and Circulation
Agricultural Resources Noise

Geology and Soils Air Quality

Hydrology and Water Quality Hazardous Materials
Biological Resources Utilities and Service Systems
Cultural Resources Public Services

Aesthetics

Effects Found Not to be Significant

The initial scoping effort identified several environmental topics or issues where potentially significant
impacts would not be associated with the project. The issues for which the potential project effects were
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Introduction

found not to be significant are listed below, along with a brief discussion of the reasons why these issues
were found not to be significant.

Mineral Resources: No mineral resources of regional or statewide importance exist in the City of

Lodi, including the project site. Therefore, the project would not result in the loss of availability of
such resources.

Population and Housing: The project site is currently vacant of buildings and structures. As such,
the project will not displace substantial numbers of houses or people. The potential for the project to

induce population growth is addressed in the EIR in Section VI Growth-Inducing Effects of the
Proposed Project.

Recreation: The project does not include a residential component which could result in increased use
of or demand for neighborhood or regional parks, or other recreational facilities. The project also
does not include the construction or expansion of recreational facilities, nor are there recreational
facilities in the project vicinity which could be adversely affected by the project.

Environmental Review Process

The review and certification of the EIR will involve the following procedural steps:

Notice of Preparation (NOP): Upon the City’s determination that an EIR was required for this project, a
Notice of Preparation was made available to the public and public agencies to solicit input on issues of

concern that should be addressed in the EIR. The NOP included a project description, project location,
and a brief overview of the topics to be covered in the EIR.

Notice of Completion (NOC): Upon completion of the Draft EIR, the City will file a Notice of
Completion with the State Clearinghouse, Office of Planning and Research, along with the Draft EIR, to
begin the public and agency review period for the Draft EIR.

Public Notice/Public Review: Concurrent with filing the NOC, the City will publish and distribute the
Notice of Availability of the DEIR, and invite comment from the general public, agencies, organizations,
and other interested parties. The length of the public review period is 45 days, during which time written
comments on the DEIR will be accepted. The Planning Commission will hold a public meeting during
the 45-day review period to receive oral comments on the DEIR.

Response to Comments: After the close of the public review period, the City will prepare formal
responses to the written comments received, along with an addendum section indicating any revisions
made to the EIR. A Final EIR will be prepared which contains the comment letters, responses to
comments, and the addendum. The Draft EIR will remain a separately bound volume, and will be
incorporated into the Final EIR by reference only.

Certification of the EIR: The Planning Commission will hold a second hearing to consider the
completeness of the EIR under CEQA (see ‘Standards of Adequacy of an EIR’ above), and will adopt a
resolution to certify the EIR. Once the EIR is certified, the Planning Commission may consider the
project for approval.

Lodi Shopping Center EIR Draft—August 2004
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Project Approval: Since the project will not require a General Plan amendment or Rezoning which
would require City Council approval, the project will require approval only by the Planning Commission,

unless the approval is appealed to the City Council. If appealed, the City Council will be the final
decision-making body on the EIR certification and the project approval.

Notice of Determination (NOD): Within five working days of project approval, CEQA requires that the
City file an NOD with the County Clerk, which certifies that the project has been approved. This filing

begins the running of a 30-day Statute of Limitations period during which legal challenges to the EIR
may be filed in Superior Court.

Mitigation Monitoring and Reporting Program: Upon certification of the EIR, the Planning Commission
will also adopt a program for monitoring and reporting on the measures it has imposed to mitigate, avoid,
or substantially lessen the significant impacts of the project. These measures will be fully enforceable
through permit conditions, agreements, or other measures. The City of Lodi will be responsible for
ensuring that implementation of the mitigation measures occurs in accordance with the program.

Lodi Shopping Center EIR Draft—August 2004
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Summary

SUMMARY

PROJECT DESCRIPTION
Site Location and Description

The proposed Lodi Shopping Center (“project’) consists of an approximately 36-acre site located
at the southwest corner of West Kettleman Lane/State Route 12 and Lower Sacramento Road in
west Lodi. The site was previously in agricultural cultivation for row crops and is currently
fallow (albeit disced for weed control, except for approximately four acres in the southwest
corner of the site (stormwater basin site) which are planted in alfalfa. There are no structures on
the project site with the exception of two agricultural wells.

Project Overview

The proposed project includes the construction of approximately 339,966 square feet of
commercial retail uses, representing a variety of retail sales and services, to be contained in 13
buildings of varying sizes. The primary user will be Wal-Mart which will occupy approximately
226,868 square feet of floor area, including approximately 70,000 square feet for grocery sales,
19,889 square feet for a garden center (including outdoor fenced area), and 6,437 square feet for
an auto service shop. The Wal-Mart store will not include the use of outdoor metal storage
containers, and will not include a seasonal sales area in the parking lot.

A moderate sized retailer will occupy approximately 35,000 square feet on Pad 12 in the
southeast corner of the site. The remaining 11 buildings will range in size from 3,200 square feet
to 14,788 square feet, three of which will be occupied by fast food franchises, with another two
users consisting of sit-down restaurants, and the remaining seven buildings occupied by such
retail uses as pharmacy, financial services/bank, professional/business services, and other retail
sales and services.

Since the project is consistent with the current General Plan and zoning designations for the site, the
main discretionary City actions requested for the project consist of use permit and parcel map
approval.

The following is a brief summary of project impacts and mitigation measures addressed in the
main body of this EIR. The complete project description and discussion of impacts and mitigations
is contained in the main text of the EIR.

Lodi Shopping Center EIR Draft—August 2004
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Summary

SUMMARY OF IMPACTS AND MITIGATIONS

IMPACTS

MITIGATION

A. LAND USE AND PLANNING

Consistency with General Plan and Zoning
Ordinance. The proposed retail shopping center is
consistent with the governing designations of the
City of Lodi General Plan and Zoning Ordinance.
(Less-than-Significant Impact)

Land Use Compatibility. The project would
constitute a substantial change in land use on the
site; however, it would not result in significant
conflicts or incompatibility with adjacent or
nearby land uses. (Less-than-Significant Impact

Potential for Blight Due to Socioeconomic
Impacts. The project would include new retailers
who would compete with existing retailers in the
City of Lodi; however, this increased competition
would not result in any business closures and
consequently would not indirectly result in
substantial physical deterioration of properties, or
blight. (Less-than-Significant Impact)

Al.

No mitigation required.

A2. No mitigation required.

A3. No mitigation required.

B. AGRICULTURAL RESOURCES

Agricultural Land Conversion. The project would
convert approximately 40 acres of prime
agricultural land to urban uses. As stated in the
City’s General Plan, no mitigation is available
which would reduce this impact to a less-than-
significant level except an outright prohibition of
all development on prime agricultural lands.
(Significant and Unavoidable Impact)

Agricultural-Urban ~ Land  Use _ Conflicts.
Development of the project site could create minor
land use conflicts with nearby agricultural
operations. (Less-than-Significant Impact)

Lodi Shopping Center EIR

BI1.

There are no feasible mitigation measures
available to reduce the impact of agricultural land
conversion a  less-than-significant  level.
(Significant and Unavoidable Impact)

B2. No mitigation required.

Draft—August 2004
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C2.

Cs3.

C4a.

Cs.

Cé6.

IMPACTS

Summary

MITIGATION

C. GEOLOGY AND SOILS

Seismic_Ground Shaking. Strong ground shaking
occurring on the site during a major earthquake
event could cause severe damage to project
buildings and structures. (Significant Impact)

Seismic _Settlement.  There is a potential for
seismically-induced ground settlements at the site,
which could result in damage to project foundations
and structures. (Significant Impact)

Stormwater Basin Bank Instability. There is a
potential for bank instability along the banks of the
proposed basin. (Significant Impact)

Soil Consolidation and Collapse. Soils present on
the site are subject to moisture-induced collapse,
which could result in damage to structures.
(Significant Impact)

Expansive Soils. There is a low potential for soils
expansion at the site, which could result in
differential subgrade movements and cracking of
foundations. (Significant Impact)

Soil Corrosivity. The corrosion potential of the on-
site soils could result in damage to buried utilities
and foundation systems. (Significant Impact)

Lodi Shopping Center EIR

Cl.

C2.

C3.

C4.

Cs.

Ceé.

Structural damage to buildings resulting from
ground shaking shall be minimized by following
the requirements of the Uniform Building Code,
and implementing the recommendations of the
project geotechnical engineer.  (Less-than-
Significant Impact with Mitigation)

If subsequent geotechnical studies indicate
unacceptable levels of potential seismic
settlement, available measures to reduce the
effects of such settlements would include
replacement of near-surface soils with engineered
fill, or supporting structures on quasi-rigid
foundations, as recommended by the project
geotechnical engineer. (Less-than-Significant
with Mitigation)

Design-level ~ geotechnical  studies  shall
investigate the potential of bank instability at the
proposed basin and recommend appropriate
setbacks, if warranted. (Less-than-Significant
Impact with Mitigation)

The effects of soil consolidation and collapse can
be mitigated by placing shallow spread
foundations on a uniform thickness of engineered
fill; specific measures shall be specified by an
engineering geologist as appropriate in response
to localize conditions. (Less-than-Significant
Impact with Mitigation)

The potential damage from soils expansion
would be reduced by placement of non-
expansive engineered fill below foundation
slabs, or other measure as recommended by the
geotechnical engineer. (Less-than-Significant
Impact with Mitigation)

The potential damage from soil corrosivity can
be mitigated by using corrosion-resistant
materials for buried utilities and systems;
specific measures shall be specified by an
engineering geologist as appropriate in response
to localized conditions. (Less-than-Significant
Impact with Mitigation)

Draft—August 2004
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D2.

D3.

D4.

El.

E2.

IMPACTS

Summary

MITIGATION

D. HYDROLOGY AND WATER QUALITY

Increased Stormwater Runoff. The project would
result in a substantial increase in stormwater runoff
generated at the site compared to existing
conditions; however, the planned on-site
stormwater basin and regulated discharges to the
City of Lodi storm drain system and the
Woodbridge Irrigation District Canal would avoid
downstream flooding and drainage impacts. (Less-
than-Significant Impact)

Flooding. During the 100-year storm event, the
project site may be subject to shallow flooding to
depths of less than one foot; however, all finished
floors will be on raised pads at least one foot above
existing ground elevations to prevent flooding of
retail buildings. (Less-than-Significant Impact)

Erosion and Sedimentation. During grading and
construction, erosion of exposed soils and
pollutants from equipment may result in water
quality impacts to downstream water bodies.
(Significant Impact)

Urban Nonpoint Source Pollution. The project
would generate urban nonpoint contaminants which
may be carried in stormwater runoff from paved
surfaces to downstream water bodies. (Significant
Impact)

D1.

D2.

D3.

D4.

No mitigation required.

No mitigation required.

A comprehensive erosion control and water
pollution  prevention program shall be
implemented during grading and construction.
(See EIR text for details.) (Less-than-
Significant Impact with Mitigation)

The project shall include stormwater controls to
reduce nonpoint pollutant loads. (See EIR text
for details.) (Less-than-Significant Impact with
Mitigation)

E. BIOLOGICAL RESOURCES

Loss of Habitat for Wildlife Species. The project
would result in the loss of approximately 40 acres
of ruderal habitat. (Less-than-Significant Impact)

Interference with Movement of Native Wildlife.
Development projects can interfere with the
movement of wildlife through an area; however, the
project site does not function as an animal
movement corridor, and site development would
not act as a substantial barrier to animal movement
through the area. (Less-than-Significant Impact)

Lodi Shopping Center EIR

xi

El.

E2.

No mitigation required.

No mitigation required.
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IMPACTS

Summary

MITIGATION

E. BIOLOGICAL RESOURCES (CONT’D)

Loss of Habitat for Special Status Animals.
The project would result in the loss of
approximately 40 acres of foraging habitat for
three protected bird species, and could result in
the loss of breeding habitat for two protected
bird species. (Significant Impact)

Disturbance to Burrowing Owls and Raptors.
The project could adversely affect any
burrowing owls that may occupy the site prior
to construction, and could also adversely affect
any tree-nesting raptors that may establish
nests in trees along the project boundaries prior
to construction. (Significant Impact)

Lodi Shopping Center EIR

E3.

xii

No mitigation required.

The following measures shall be implemented to
ensure that raptors (hawks and owls) are not
disturbed during the breeding season:

If ground disturbance is to occur during the
breeding season (Feb. 1 to Aug. 31), a qualified
ornithologist shall conduct a pre-construction
survey for nesting raptors (including both tree-
and ground-nesting raptors) on site within 30
days of the onset of ground disturbance. These
surveys will be based on the accepted protocols
(e.g., as for the burrowing owl) for the target
species. If a nesting raptor is detected, then the
ornithologist will, in consultation with CDFG,
determine an appropriate ground disturbance-
free zone (usually a minimum of 250 feet)
around the tree that contains the nest or the
burrow in which the owl is nesting. The actual
size of the buffer would depend on species,
topography, and type of construction activity
that would occur in the vicinity of the nest. The
setback area must be temporarily fenced, and
construction equipment and workers shall not
enter the enclosed setback area until the
conclusion of the breeding season. Once the
raptor abandons its nest and all young have
fledged, construction can begin within the
boundaries of the buffer.

If ground disturbance is to occur during the non-
breeding season (September 1 to January 31), a
qualified ornithologist will conduct pre-
construction surveys for burrowing owls only.
(Pre-construction surveys during the non-
breeding season are not necessary for tree
nesting raptors since these species would be
expected to abandon their nests voluntarily
during construction.) (Continued on next page.)
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IMPACTS

Summary

MITIGATION

E. BIOLOGICAL RESOURCES (CONT’D)

E4.

(Continued from preceding page.)

If ground disturbance is to occur during the
non-breeding season (September 1 to January
31), a qualified ornithologist will conduct pre-
construction surveys for burrowing owls only.
(Pre-construction surveys during the non-
breeding season are not necessary for tree
nesting raptors since these species would be
expected to abandon their nests voluntarily
during construction.) If burrowing owls are
detected during the non-breeding season, they
can be passively relocated by placing one-way
doors in the burrows and leaving them in place
for a minimum of three days. Once it has been
determined that owls have vacated the site, the
burrows can be collapsed and ground
disturbance can proceed.

(Less-than-Significant Impact with Mitigation)

F. CULTURAL RESOURCES

Disturbance to Buried Cultural Resources. It is
possible that previously undiscovered cultural
materials may be buried on the site which
could be adversely affected by grading and
construction for the project. (Significant
Impact)

Lodi Shopping Center EIR

FI.

Xiii

Implementation of the following measures will
mitigate any potential impacts to cultural resources.

In the event that prehistoric or historic
archaeological materials are exposed or
discovered during site clearing, grading or
subsurface construction, work within a 25-foot
radius of the find shall be halted and a qualified
professional archaeologist contacted for further
review and recommendations. Potential
recommendations could include evaluation,
collection, recordation, and analysis of any
significant cultural materials followed by a
professional report.

(Continued on next page.)
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Summary

MITIGATION

F. CULTURAL RESOURCES (CONT’D)

FI1.

(Continued from preceding page.)

In the event that fossils are exposed during site
clearing, grading or subsurface construction,
work within a 25-foot radius of the find shall be
halted and a  qualified professional
paleontologist contacted for further review and
recommendations. Potential recommendations
could include evaluation, collection, recordation,
and analysis of any significant paleontological
materials followed by a professional report.

If human remains are discovered, the San
Joaquin County Coroner shall be notified. The
Coroner would determine whether or not the
remains are Native American. If the Coroner
determines that the remains are not subject to his
authority, he will notify the Native American
Heritage Commission, who would identify a
most likely descendant to make
recommendations to the land owner for dealing
with the human remains and any associated
grave goods, as provided in Public Resources
Code Section 5097.98.

(Less-than-Significant Impact with Mitigation)

G. AESTHETICS

Visual Change Resulting From Project. The
project would result in a substantial change in

the visual character of the site; however, this
would not represent a significant adverse
visual  impact. (Less-than-Significant
Impact)

Lighting and Glare. Lighting for the project

buildings, parking lot, and loading areas could
produce light and glare at off-site locations;
however, this would be avoided by
implementation of the City’s lighting
requirements. (Less-than-Significant
Impact)

Lodi Shopping Center EIR
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No mitigation required.

No mitigation required.
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IMPACTS

Summary

MITIGATION

H. TRAFFIC AND CIRCULATION

H1. Future Plus Project Signalized Intersection
Operations (Access Alternative A and Access
Alternative B). With the addition of project-
generated traffic, study intersection Level of
Service would remain unchanged from Future
No Project conditions. There would be minor
increases in average vehicle delays, ranging
from 1 to 9 seconds at certain study
intersections, which is not considered a
significant and adverse change. (Less-than-
Significant Impact

H2. Future Plus Project Unsignalized Intersection
Operations (Access Alternative A and Access
Alternative B). The addition of project-
generated traffic would exacerbate LOS F
operations at the intersection of Lower
Sacramento Road / Harney Lane during both
am. and p.m. peak hour conditions.
(Significant Impact)

H3. Cumulative Plus  Project _ Signalized
Intersection Operations (Access Alternative
A and Access Alternative B). With the
addition of project-generated traffic, all seven
signalized study intersections would continue
to operate at acceptable Level of Service
Conditions. There would be minor increases
in average vehicle delays, ranging from 2 to 9
seconds at certain study intersections, which
is not considered a significant and adverse
change. (Less-than-Significant Impact)

H4. Cumulative Plus Project Access Conditions at
the Signalized Access Drive Proposed Along
the Lower Sacramento Road _frontage.
During the p.m. peak hour, the eastbound
left-turn queue length of 250 feet (average
queue) to 375 feet (95 Percentile queue) of
exiting vehicles would extend west to the
internal intersection located south of Pad 10
(applies to both Access Alternative A and B).
(Significant Impact)

Lodi Shopping Center EIR

Hl.

H2.

H3.

H4.

XV

No mitigation required.

The project shall contribute its fair share cost to the
installation of a traffic signal at Lower Sacramento
Road and Harney Lane. (Less-than-Significant
Impact with Mitigation)

No mitigation required.

Modify the project site plan to provide dual
eastbound left-turn movements out of the project site
onto northbound Lower Sacramento Road,
consisting of a 150-foot left-turn pocket and a full
travel lane back to the internal project site
intersection. In the eastbound direction, a left-turn
pocket and a full travel lane back to the signalized
intersection will provide adequate capacity for
inbound traffic. In addition, STOP signs shall be
installed on all approaches except the westbound to
provide continuous traffic flow into the project site
and eliminate the potential for backups onto Lower
Sacramento Road. On the Food 4 Less approach, a
100-foot left-turn pocket will be provided at the
signalized  intersection.  (Less-than-Significant
Impact with Mitigation)
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H6.

H7.

H8.
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IMPACTS

Summary

MITIGATION

H. TRAFFIC AND CIRCULATION (CONT’D)

Cumulative Plus Project Access Conditions at
Northern Unsignalized Access Drive Along Lower
Sacramento Road. The addition of a northbound
left-turn lane under Access Alternative B would
result in Level of Service F conditions at this
unsignalized intersection. (This condition does not
occur under Access Alternative A where no
northbound left-turn movement would occur.) In
addition, a non-standard 60-foot back-to-back taper
is provided between the northbound left-turn lane
(Alternative B) at the northern unsignalized access
drive and the southbound left-turn lane at the
signalized project entrance. (Significant Impact)

Inadequate Left-turn Lane Taper on Westgate Drive.
On Westgate Drive, a non-City standard 64 foot
back-to-back taper is proposed between the
northbound left-turn lane at W. Kettleman Lane and
the southbound left-turn lane at the northern project
driveway. (Significant Impact)

Inadequate Left-turn Lane Taper on Lower
Sacramento Road. On Lower Sacramento Road, a
non-City standard 70 foot back-to-back taper is
proposed between the dual northbound left-turn
lanes at W. Kettleman Lane and the southbound left-
turn lane at the middle Food 4 Less Driveway.
(Significant Impact)

Public Transit Service. Development of the project
would create a demand for increased public transit
service above that which is currently provided or
planned. (Significant Impact)

Public Transit Stop. Development of the project
would create an unmet demand for public transit
service which would not be met by the single transit
stop proposed for the northwest portion of the
project. (Significant Impact)

Lodi Shopping Center EIR
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HS.

H6.

H7.

H8.

HO.

The following shall  be

implemented:

A) Extend a third southbound travel lane on
Lower Sacramento Road from its current
planned terminus at the signalized project
driveway to the southern boundary of the
project site;

B) Construct a 100-foot southbound right-
turn lane at the signalized project
driveway;

C) Extend the southbound left-turn pocket by
100 feet;

D) Extend the taper from 60 feet to a City
standard 120-foot taper;

E) Eliminate the northbound left-turn lane
into the northern project driveway (under
Alternative B).

(Less-than-Significant

Mitigation)

mitigations

Impact with

The project site plan shall be modified to
move the north project driveway on Westgate
Drive south by 25 feet in order to
accommodate the required 90-foot taper
length. (Less-than-Significant Impact with
Mitigation)

The project site plan shall be modified to
eliminate the southbound left-turn lane into
the middle Food 4 Less Driveway. (Less-
than-Significant Impact with Mitigation)

The project applicant shall work with and
provide fair share funding to the City of Lodi
Grapeline Service and the San Joaquin
Regional Transit District to expand transit
service to the project. (Less-than-
Significant Impact with Mitigation)

Modify the project site plan to: 1) provide a
bus bay and passenger shelter at the proposed
transit stop; and 2) include a second transit
stop in the eastern portion of the project near
Lower Sacramento Road. (Less-than-
Significant Impact with Mitigation)
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H13.

I1.

12.

IMPACTS

Summary

MITIGATION

H. TRAFFIC AND CIRCULATION (CONT’D)

Bicycle Facilities. Development of the project
would create a demand for bicycle facilities
along West Kettleman Lane, Lower Sacramento
Road, and Westgate Drive. (Less-than-
Significant Impact)

Pedestrian _Facilities. = Development of the
project would create an unmet demand for
pedestrian facilities along West Kettleman Lane,
Lower Sacramento Road and Westgate Drive,
and internally between the different areas of the
project site. (Significant Impact)

Parking. Development of the project would
create a demand for off-street parking spaces.
(Less-than-Significant Impact)

Truck Access and Circulation. Development of
the project would create a demand for on-site
truck circulation and site access from W.
Kettleman Lane, Lower Sacramento Road, and
Westgate Drive; however, the project site plan
indicates that adequate lane widths would be
provided within the project site and that
adequate curb radii are planned at the project
driveway entrances and within the project for all
types of trucks. (Less-than-Significant
Impact)

H10. No mitigation required.

H1l. Pedestrian walkways and crosswalks shall be
provided to serve Pads 8, 9, and 12 in order
to complete the internal pedestrian
circulation system. (Less-than-Significant
Impact with Mitigation).

HI12. No mitigation required.

H13. No mitigation required.

I. NOISE

Existing Off-Site Noise Sources. The project
noise environment would be affected by existing
off-site noise sources. (Less-than-Significant
Impact)

Project Traffic Noise. Traffic generated by the
project would increase noise levels at the
residential properties in the vicinity. (Less-than-
Significant Impact)

Lodi Shopping Center EIR

xvii

I1. No mitigation required.

2. No mitigation required.
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IMPACTS

Summary

'MITIGATION

I. NOISE (CONT’D)

Noise from Project Activity. Noise generated by
activity associated with the project would elevate
off-site noise levels at existing and future
residences in the vicinity. (Significant Impact)_

Lodi Shopping Center EIR

xviii

I3.

The following noise mitigations are identified as
appropriate for the various types of project
activities, to reduce project noise at both existing
and planned future adjacent development:
Parking Lot Activity. No mitigation is required
for existing dwellings or for planned future
residential development in the vicinity.

Delivery Truck Movements. No mitigation is
required for existing dwellings or for planned
future residential development in the vicinity.
Loading Dock/Material Movement Activity. No
mitigation is required for existing dwellings or
for planned future residential development in the
vicinity.

Trash Compactors. No mitigation is required for
existing dwellings in the vicinity or for planned
future residential development in the vicinity.
Rooftop Mechanical Equipment. To ensure that
the potential noise impact of mechanical
equipment is reduced to less-than-significant
levels, the applicant shall submit engineering and
acoustical specifications for project mechanical
equipment, for review prior to issuance of
building permits for each retail building,
demonstrating that the equipment design (types,
location, enclosure specifications), combined
with any parapets and/or screen walls, will not
result in noise levels exceeding 45 dBA (Leg-
hour) for any residential yards.

Automotive Service Bays. No mitigation is
required for existing dwellings in the vicinity or
for planned future residential development in the
vicinity.

Parking Lot Cleaning. To assure compliance
with the City of Lodi Noise Regulations
regarding occasional excessive noise, leaf
blowing in the southeast corner of the project
site shall be limited to operating during the hours
0f 7:00 a.m. to 10:00 p.m.
(Less-than-Significant
Mitigation)

Impact with
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IMPACTS

Summary

MITIGATION

J. NOISE (CONT’D)

Noise from Stormwater Basin Pump. Occasional
pumping of water from the stormwater basin
would generate noise at the planned future
residential areas to the south and west of the basin.
(Significant Impact)

Construction Noise. Noise levels would be
temporarily elevated during grading and
construction. (Significant Impact)

Lodi Shopping Center EIR

Xix

14,

I5.

The following measures shall be implemented to
mitigate potential noise generated by the
stormwater basin pump:

1) The pump shall be located as far as is feasible
from the nearest future planned residential
development. In addition, the noise levels
generated by pump shall be specified to
produce noise levels no greater than 45 dBA
Leq at the nearest residential property lines.
The pump facility shall be designed so that
noise levels do not exceed 45 dBA at the
nearest residential property lines. The pump
may need to be enclosed to meet this noise
level. Plans and specifications for the
pump facility shall be included in the
Improvement Plans for the project and
reviewed for compliance with this noise
criterion.

2) In order to avoid creating a noise nuisance
during nighttime hours, pump operations
shall be restricted to the hours of 7 a.m. to 10
p.m., except under emergency conditions
(e.g., when the basin needs to be emptied
immediately to accommodate flows from
another imminent storm)

(Less-than-Significant

Mitigation)

Impact with

Short-term noise impacts shall be reduced
through implementation of the following
measures: limiting the hours of construction;
proper muffling and maintenance of equipment;
prohibition of unnecessary idling; noise shielding
of stationary equipment and location of such
equipment away from sensitive receptors;
selection of quiet equipment; notification to
neighbors of construction schedule, and
designation of a ‘noise disturbance coordinator’
to respond to noise complaints. (See EIR text
for details.) (Less-than-Significant Impact
with Mitigation)
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J1.

J2.

I3.

J4.

J5.

J6.

IMPACTS

J. AIR QUALITY

Construction Emissions. Construction and grading
for the project would generate dust and exhaust
emissions that could adversely affect local and
regional air quality. (Significant Impact)

Carbon Monoxide Emissions. Traffic generated by
the project would increase carbon monoxide
emissions at local roadways and intersections;
however, the resulting carbon monoxide
concentrations would not exceed applicable
thresholds. (Less-than-Significant Impact)

Regional Air Quality. Emissions from project-
generated traffic would result in air pollutant
emissions affecting the entire air basin. (Significant
and Unavoidable Impact)

Diesel Exhaust. The project diesel delivery trucks
could result in the emission of Toxic Air
Contaminants (TACs). (Less than Significant)

Emissions from Automotive Products. A number of
products used in automobile maintenance and repair
operations are considered hazardous materials, but
none are classified as Toxic Air Contaminants
(TAC:s); therefore, the project will not pose a health
and safety threat from TACs. (Less-than-
Significant Impact)

Restaurant Odors. The restaurant uses in the project
could release cooking exhausts which could result in
noticeable odors beyond project boundaries.
(Significant Impact)

Lodi Shopping Center EIR

J1.

J2.

J3.

J4.

J5.

J6.

Summary

MITIGATION

¥

Dust control measures shall be implemented
to reduce PM,, emissions during grading
and construction, as required by the City of
Lodi and the San Joaquin Valley Unified

Air Pollution Control District. (See EIR
text for details.)

(Less-than-Significant  Impact  with
Mitigation)

No mitigation required.

Project design measures should be
implemented to reduce project area source
emissions, and a Transportation Demand
Management (TDM) plan should be
implemented to reduce project traffic and
resulting air emissions; however, these
measures would not reduce the impact to a
less-than-significant level.  (Significant
and Unavoidable Impact)

No mitigation required.

No mitigation required.

All restaurant uses within the project shall
locate kitchen exhaust vents in accordance
with accepted engineering practice and
shall install exhaust filtration systems or
other accepted methods of odor reduction.
(Less-than-Significant Impact  with
Mitigation)
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K3.
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L2.

IMPACTS

Summary

MITIGATION

K. HAZARDOUS MATERIALS

Existing Contaminant Sources. The PCBs in the
existing transformers pose a potential health hazard,
however, the transformers would be removed from
the site, during the normal course of site development.
The agricultural wells on the site could act as conduits
for groundwater contamination; however, these wells
would be properly destroyed prior to site
development. (Less-than-Significant Impact)

Hazardous Automotive Products. The petroleum-
based products, cleaning solvents, car batteries, and
other materials routinely used in conjunction with
Wal-Mart’s automotive service shop could pose a
potential health and safety hazard; however, these
materials would be handled and stored in accordance
with existing state law requirements to minimize such
potential impacts. (Less-than-Significant Impact)

Sale of Household Hazardous Products. Household
cleaners, fertilizers, pesticides, oil, automobile
products, and other household hazardous materials
would be sold by Wal-Mart and other retailers in the
project. These products would be safely packaged to
prevent harm to employees and consumers, and
would be handled, stored, and transported in
accordance with applicable federal, state, and local
regulations. (Less-than-Significant Impact)

K1. No mitigation required.

K2. No mitigation required.

K3. No mitigation required.

L. UTILITIES AND SERVICE SYSTEMS

Domestic Water Supply. The project would result in
increased demand for domestic water service;
however, existing water resources and infrastructure
are adequate to serve the project. (Less-than-
Significant Impact)

Wastewater Collection and Treatment. The project
would increase the demand for wastewater
collection, treatment and disposal facilities serving
the site; however, there is sufficient capacity in the
City’s wastewater collection and treatment system to
serve the project without expansion of existing
infrastructure. (Less-than-Significant Impact)

Lodi Shopping Center EIR

Xx1

L1. No mitigation required.

L2. No mitigation required.
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IMPACTS MITIGATION

M. PUBLIC SERVICES

M1. Fire, Police, and Solid Waste. The project would Ml. No mitigation required.
increase the need for fire and police protection
services, as well as the demand for solid waste
collection and disposal service; however, these
increased demands would not degrade service levels
or result in the need for new or altered facilities.
(Less-than-Significant Impact)

CUMULATIVE IMPACTS

When combined with other identified approved, pending, and probable future development, the project
would contribute to the following cumulatively considerable impacts:

» Conversion of prime agricultural land to urban uses.

o Traffic-generated emissions of regional air pollutants, specifically ozone precursors such as Reactive
Organic Gases (ROG) and Nitrogen Oxides (NOy), as well as Particulate Matter (PM).

SIGNIFICANT UNAVOIDABLE IMPACTS

The following significant impacts resulting from the project cannot be avoided or reduced to less-than-
significant levels by feasible mitigation measures. Therefore, they represent significant unavoidable
impacts of the project.

+ Significant impacts to agricultural resources;

« Significant impacts to regional air quality;

 Significant cumulative impacts to agricultural resources; and

« Significant cumulative impacts to regional air quality.

ALTERNATIVES TO THE PROPOSED PROJECT

Chapter IV of this EIR presents the following discussions in the evaluation of project alternatives: the
factors applied in selecting alternatives for detailed analysis; identification of the alternatives considered
for evaluation and discussion of the rationale for including or not including them in the detailed
alternatives analysis; description and evaluation of the environmental impacts associated with the

selected project alternatives, including discussion of the ability of each alternative to meet the project
objectives. The following alternatives were selected for full analysis in the EIR:

Lodi Shopping Center EIR Draft—August 2004
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« No Project Alternative (no build scenario);

Reduced Project Size Alternative (i.e., Wal-Mart only on a 24-acre site)

«  Alternative Project Location (northeast quadrant of Highway 12 and Thornton Road in San Joaquin
County).

Based on the alternatives analysis, it was determined that the Reduced Project Size alternative was the
slightly superior alternative although it would not avoid or reduce the significant and unavoidable
agricultural and air quality impacts of the proposed project to less-than-significant levels.

GROWTH-INDUCING IMPACTS

The proposed Lodi Shopping Center would have a less-than-significant growth-inducing effect by way of
producing a minor economic stimulus locally. This would occur through direct employment, as well as
indirect growth through demand for local goods and services. This could in turn contribute to incremental
secondary effects such as increased hiring by suppliers. To the extent that the new employees are drawn
from outside the local area, there could be a minor increase in local housing demand. The shopping center
project would also generate significant sales tax revenue for the City, enabling expenditures on capital
improvement projects that would also stimulate secondary economic activity. During the construction
phase, temporary jobs would be created and others supported in the purchase of materials.

As discussed in Section VI. Growth-Inducing Effects of the Proposed Project, the project would not result
in significant growth inducement by way of setting a precedent for further urban expansion, by creating
excess infrastructure capacities, or by removing obstacles to further growth.

AREAS OF POTENTIAL CONTROVERSY

In response to the Notice of Preparation (NOP), contained in Appendix A, comment letters were received
from only the California Department of Transportation (Caltrans) and the San J oaquin Valley Unified Air
Pollution Control District (STVUAPD). These letters, which are also included in Appendix A, primarily
outline each agency’s recommendations with respect to the EIRs content and methodologies to be
employed in the analysis of subjects under their purview. No particular concerns are raised in either
letter with respect to environmental issues which could give rise to potential controversy.

MITIGATION MONITORING AND REPORTING PROGRAM

As required under Section 21081.6 of the Public Resources Code, a Mitigation Monitoring and Reporting
Program (MMRP) will be prepared and adopted for the proposed project. The MMRP is intended to
ensure that the mitigation measures identified in this EIR are carried out, and will be primarily
implemented by the developer and confirmed through inspections and oversight by the responsible City
departments. The MMRP will be adopted by the City of Lodi concurrently with the adoption of findings
and prior to approval of the proposed project.

Lodi Shopping Center EIR Draft—August 2004
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I Project Description

I. PROJECT DESCRIPTION

A. LOCATION AND SITE DESCRIPTION

Project Site

The proposed Lodi Shopping Center (“project”) consists of a 36.18-acre site located at the southwest
corner of West Kettleman Lane (State Route 12) and Lower Sacramento Road in the western portion of
the City of Lodi (see Figures 1 through 3). This includes 33.1 acres for the proposed shopping center,
and 3.08 acres for dedicated public street right-of-way. In addition, the project will require a temporary
stormwater basin of about 3.65 acres, which will be located within an easement area west of the
southwest portion of the shopping center site. The proposed shopping center is located entirely within
the incorporated limits of the City of Lodi, and the basin site is located outside the City limits in the
unincorporated area of San Joaquin County. The combined acreage of the shopping center project and
the stormwater basin is 39.83 acres. (For purposes of this EIR, the project site is considered to consist of
this combined area of approximately 40 acres.)

The project site was previously in agricultural cultivation for row crops and is currently fallow (albeit
disced for weed control) except for the planned stormwater basin site, which is planted in alfalfa. There
are no structures on the site with the exception of two agricultural wells and associated concrete
standpipes and electrical services. The wells formerly fed an agricultural irrigation ditch which runs
across the west-central portion of the site in a north-south direction and along portions of the north and
south site boundaries.

The site is largely absent of woody vegetation with the exception of three mature California walnut trees
and two almond trees located at intervals along the south site boundary, and two small walnut trees and a
young coast live oak along the Lower Sacramento Road site frontage.

Surrounding Land Use

The project site is located at the western edge of the urbanized area of Lodi, and is surrounded by a mix
of urban and rural land uses (see Figures 4 and 5). The lands to the east and northeast are occupied by
two commercial retail shopping centers, including the Target/Safeway shopping center located at the
northeast corner of Kettleman Lane and Lower Sacramento Road, and the Sunwest Plaza located to the
east across Lower Sacramento Road from the project site. To the south of the Sunwest Plaza and across
from the southeastern portion of the project site are 10 single-family dwellings in an unincorporated area
of the County. Four of these residential properties have frontage on Lower Sacramento Road, with the
remaining six homes fronting on Olive Avenue which runs east from Lower Sacramento Road. The
lands adjacent to the south of the project site are occupied by vineyards associated with the Van Ruiten-
Taylor Winery, with the nearest winery buildings located approximately 300 feet south of the project
site. The lands to the west are in cultivation for hay. The property to the north across Kettleman Lane is
currently under development for the Vintner’s Square retail shopping center. There are two or three rural
residences located approximately 600 feet west of the site along the north side of Kettleman Lane. All of

the lands to the south and west of the project site currently lie outside the incorporated boundaries of the
City of Lodi.
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I. Project Description

B. DESCRIPTION OF THE PROPOSED PROJECT

The following description of the proposed project is based on project plans and information provided by
the project applicant.

Project Overview

The proposed project includes the construction of approximately 339,966 square feet of commercial
retail uses, representing a variety of retail sales and services, to be contained in 13 buildings of varying
sizes on the 40-acre project site (see Figure 6) (see ‘A. Location and Site Description’ above for a
detailed breakdown of the site acreage). The primary user will be Wal-Mart which will occupy
approximately 226,868 square feet of floor area, including approximately 70,000 square feet for grocery
sales, 19,889 square feet for a garden center (of which 10,656 square feet will be outdoor fenced area),
and 6,437 square feet for an auto service shop. The Wal-Mart store will be open 24 hours/7 days per
week; however, all truck deliveries will occur between 7:00 AM and 10:00 PM per the City of Lodi
Noise Regulations. The Wal-Mart operation will not include the use of outdoor metal storage containers,
and will not include a seasonal sales area in the parking lot.

A moderate sized retailer will occupy approximately 35,000 square feet on Pad 12 in the southeast corner
of the site. The remaining 11 buildings will range in size from 3,200 square feet to 14,788 square feet,
three of which will be occupied by fast food franchises, with another two users consisting of sit-down
restaurants, and the remaining six buildings to be occupied by such retail uses as pharmacy/drugstore,
financial services/bank, personal services, business/professional services, and other retail uses. The

planned floor areas are shown in Figure 6 and may be subject to minor refinements to meet City and
tenant requirements.

The project will include a 10-foot high masonry wall along the west side of the Wal-Mart store to
provide visual and noise screening for the loading and delivery truck circulation area. An 8-foot high
masonry wall will also be constructed along the entire length of the southern project boundary.

The project will connect to existing sanitary sewer and domestic water mains in the vicinity which have
sufficient capacity to serve the project (see Section I L. Utilities and Service Systems).

The project is planned to commence construction in early 2005, with completion and opening scheduled for
the fall of 2005. The project will be constructed in a single phase.

Since the project is consistent with the current General Plan and zoning designations for the site, the main
discretionary City actions requested for the project consist of use permit and tentative parcel map approval.

The use permit will also constitute the City’s approval for the sale of alcoholic beverages (for off-site
consumption) at the Wal-Mart store.

Access and Circulation
Vehicular access to the project site will be provided from th<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>